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0. R. GEORGE & ASSOCIATES, INC.
Traffic Engineers - Transportation Planners

10210 Greenbelt Road, Suite 310 ¢ Lanham MD 20706
Tel: (301) 794-7700 » Fax: (301) 794-4400
E-mail: orgassoc@aol.com

May 27, 2003

Mr. Abdoulaye Bah, Sr. Transportation Engineer
Transportation Policy and Planning Administration
District of Columbia Department of Transportation
2000 14™ Street, N.W., 7™ Floor

Washington D.C. 20009

Re: Columbia Heights Station, Board of Zoning Adjustment
Application No. 17029, Northwest, Washington, D.C.

Dear Mr. Bah:

Further to our meeting on May 23, 2003, we hereby confirm that we have been retained by the
Applicant, Donatelli & Klein, Inc.,/Columbia Heights Ventures, to prepare a traffic impact study
in support of the referenced application. The purpose of this letter is to confirm the project
background discussed, and the study parameters agreed upon.

As background, we note that the subject application proposes the development of a mixed-use
residential/retail complex on a 1.7 acre site located within the southwest quadrant of the 14"
Street/Irving Street intersection, in the Columbia Heights area of Northwest Washington, D.C.
The site is split-zoned C-3-A and R-5-B; and will be developed with 235 apartment units and
20,394 square feet of retail space, supported by 278 below-grade parking spaces. Vehicular
access to the proposed garage would be provided exclusively off 14™ Street, south of Irving
Street. A service entranceway would be provided off Irving Street along the western property
line.

Based on the above considerations, it was agreed that the study area roadway network should be
defined by the following three (3) intersections:

1) 14" Street @ Irving Street, N.W.;
2) 14" Street @ Kenyon Place/Park Road, N.W.; and
3) 15" /16" Street @ Irving Street, N.W.

Consideration of traffic growth trends and background developments will be used in projecting
future traffic conditions, in accordance with your Department’s usual requirements.
Furthermore, we will be considering the information you provided regarding the on-going
Columbia Heights/Mount Pleasant Transportation Study by Cambridge Systematics. We
understand that the purpose of the study is to examine the overall transportation infrastructure
and parking needs of the area, in view of the on-going re-vitalization activities.
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Mr. Abdoulaye Bah, Sr. Transportation Engineer
Columbia Heights Station, BZA Application No. 17029
June 10, 2003

Page 2 of 2

Please let me know if you have any comments in response to the above, or information that could
be useful to our study. Thanks for your usual cooperation and assistance in this matter.

Sincerely,
0. R. GEORGE & ASSOCIATES, INC.

K

Osborne R. George
President

ORG/sk

cc: Callistus Nwadike, DDOT
Larry Clark, Vice President (Donatelli & Klein, Inc.)
Norman M. Glasgow, Jr., Esquire, (Holland & Knight, LLP)
Christine M. Shiker, Esquire, (Holland & Knight, LLP)
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Short Report

Page 1 of 1

_ SHORT REPORT
hnoral Thformation Bite Information
ntersection - 14th St. and irviné St
a Type All other areas
urisdiction Washington, DC
’ 2003
ng Inp
EB WB NB SB
L 1R R JLT ) TRIRTLY FTH | RU T LU | R
Num. of Lanes 1 2 0 0.0 {0 | O 2 0 1 2 0
L.ane group L |TR TR s B T
olume (vph) 94 [3/9 |141 413 | a9 90 1942
TFH&W ven 2 2 2 2 2 ] & 2
il 0.95 (0.95 [0.95 0.95 |0.95 [0.95 |0.
fed (PIA) P 1P [P P IP IP I|F
p lost tme 20 | 2.0 2.0 20 |20
EXT. eff. green 2.0 | 2.0 2.0 20 | 2.0
a e J J J J 3
Unit Extension 3.0 |30 3.0 30 | 30
ed/Bike/RTOR Volume 70 | 0 0 78 155 | 0 0
Lane Width _ 12.0 {120 12.0 12.0 }12.0
Parking/Grade/Parking N [0 [N |N NIN |0 [N (N [0 [N
arking/hr 20
us stops/hr 0 ] 10 0 10
nit Extension 30 |30 3.0 3.0 {30
g!-"'_asmgr = A < T 7 S - = L - T
rimin G= 250 |G= G= G= G= 050 [G= 0.0 |G= G =
9 Ivy=3 [v= Y= V= =3 (V=5 (V= V=
uration of Analysis (hrs) = 0.20 Cycle Length C = 700.
ne Group Capacity, Control Delay, and LOS Determination
EB wB NB SB
Adj. flow rate 99 |547 497 100 |992
LLane group cap. 433 836 1667 613 2254
v/c ratio 0.23 |0.65 0.30 0.16 |0.44
Green ratio 0.25 ]0.25 0.55 0.65 }0.65
Unif. delay d1 29.8 }33.6 12.1 8.0 8.6
Delay factor k 0.50 (0.50 0.50 0.50 ]0.50
Jincrem. delay d2 1.2 |4.0 0.5 06 |06
F factor 1.000 {1.000 1.000 1.000 (1.000
Control delay 31.1 137.6 12,6 8.6 9.2
Lane group LOS c D B A A
Apprch. delay 36.6 12.6 9.2
Approach LOS D B A
intersec. delay 17.8 Intersection LOS B
HCS2000™ Copyright © 2000 University of Florida, All Rights Reserved Version 4.1b
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E "SHORT REPORT 3
eneral Information Plte Information 3
alyst ’ SK ntersection 14th St. and Irving St.
gency or Co. ORGA ea Type All other areas =
ate Performed 05/30/03 urisdiction Washington, DC
ime Period PM Peak ysis Year 2003
olume and Tim ng inpu
WEB — NB )
LT [ THIRT JLUJTRHIRTILT JTH IRT LT | TH | RT
Plurn. of Lanes 1 [ 0 0 0 0 2 0 1 2 0
lLane group L |TR ! TR L T
[Volume (vph) 279 (499 [ 276 83 | 99 (488
eavy veh P Y P4 2 2 Z 2
0.92 (0.92 |0 0.92 |0.92 (0.92 (0.92
ated (P/A) P P P IFP |P P
Jost time 2.0 | 20 ' 2.0 | 2.0 | 2.0
. efl. green 2.0 |20 2.0 2.0 | 20
Arrival Type 3 3 3 K]
Unit Extension 3.0 (30 3.0 3.0 | 3.0
Ped/Bike/RTOR Volume 175 o {11 71 | 0 0
ane Width 12.0 |12.0 120 12.0 {120
arking/Grade/Parking N N N NN |O N N 0 N
arking/hr 20
us stops/hr 0 10 0 10
nit Extension ' 3.0 {30 3.0 3.0 {30
asng ] EBony 102 ] 3T 0% INSPerm| SBony b? [ 08
Timin G= 3b.U |GC= G= G= G= 450 |G= 5.0 = G=
g Y=95 = Y = —] Y=5 =35 = Y =
uration of Analysis (hrs) = 0.25 cle Length C = 700.
[Cane Group Capacity, Control Delay, and LOS Determinafion
EB WB NB sSB
j. flow rate 238 712 949 108 |530
Lane group cap. 614 |1161 1370 332 |1907
Vv/c ratio 0.39 |o0.61 0.69 0.33 |0.28
Green ratio 0.35 10.35 0.45 0.55 |0.55
nif. delay d1 24.4 |26.9 22.0 23.2 |120
Pelay factor k 0.50 |(0.50 0.50 0.50 10.50
lincrem. delay d2 18 |24 29 26 |04
PF factor 1.000 {1.000 1.000 1.000 |1.000
Control defay 26.3 ]29.3 24.9 25.8 }12.3
ne group LOS C C o] Cc B
JApprch. delay 28.6 249 14.6
proach LOS c (a) B
ntersec. delay 23.7 Intersection LOS C
HCS2000™ Copyright © 2000 University of Florida, All Rights Reserved Version 4.1b
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Short Report Page 1 of 1
I SHORT REPORT
eneral Information Site Information
alyst SK ntersection " 14th St. and Irving St.
ency ar Co. ORGA Type All other areas
ate Performed 05/30/03 urisdiction Washington, DC
Time Period AM Peak alysis Year 2006 (Total)
olume and Timing Inp
EB “WB NB SB
LT | TH | RT LV JTHIRTILT T TH | RT J LT | 1H RT
Plum. of Lanes 1 2 0 0 0 0 0 2 0 1 2 0
e group L TR TR L T
ume (vph) 712|419 | 172 499 [ 068 [ 97 [1020
eavy veh 2 2 2 2 < < 2
0.95 |0.95 |0. 0.95 |0.95 |0.95 {0.95
P P [P P P [P [P
2.0 120 2.0 20 120
20 |20 2.0 0 |20
k] J 3 J K]
30 |30 3.0 . 3.0 |30
i olume 76 | 0 0 5 55 | 0 | 0
ane Width 12.0 }12.0 12.0 12.0 {12.0
arking/Grade/Parking N 0 N N N[N |0 N N 0 N
Earkinglhr 20
us stops/hr 0 5 10 0 10
nit Extension 30 |30 3.0 3.0 | 30
asing nly 05 ] 04 erm | ob only h? 08 |
Timing- G= 250.0 |G= G= G= G= 000 |G= 0.0 |G= G=
Y=5 Y= Y= Y= Y=05 Y=5 Y= Y=
Juration of Analysis (nrs) = 0.25 e Le C= 100.
ne Group Capacity, Control Delay, an etermination
EB WwB NB SB
Adj. flow rate 118 622 897 102 (1074
Lane group cap. 412 1833 1669 561 (2254
[c ratio 0.29 |0.75 0.36 0.18 |0.48
Green ratio 0.25 0.25 0.55 0.65 |0.65
Unif. delay d1 30.3 |34.6 12.6 8.0 8.9
Delay factor k 0.50 (0.50 0.50 0.50 }0.50
fincrem. delay d2 1.7 |6.0 0.6 0.7 |07
PF factor 1.000 |1.000 1.000 1.000 }1.000
Control delay 320 |40.6 13.2 9.7 196
Lane group LOS C D B A A
Apprch. delay 39.3 13.2 9.6
proach LOS D B A
ntersec. delay 19.2 Intersection LOS B
HCS2000™ Copyright © 2000 University of Florida, All Rights Reserved Version 4.1b
D-L
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' SHORT REPORT
nefral Information nrormation
alyst SK ntersection 14th St. and Irving St.
ency or Co. ORGA Type All other areas
ate Performed 05/30/03 urisdiction Washington, DC
alysis Year 2006 (Total)
ming Inpu
EE WB NE SB
LT JTHIRT LT [THIRTJLCT JTH [RT [CT JTTHTRY
Num. of Lanes 1 2 0 0 0 0 0 2 0 1 2 0
ane L |TR R L T
308 | 586 | 7000 | 89 | 108 [603
2 | 2 2 2 2 2 2
0.2 [0.92 [0.92 0.92 |0.92 |0.92 (0.92
P | P P P =] P [ad
2.0 120 2.0 0 0
20 |20 2.0 2.0 | 2.0
3 3 3 Kj 3
30 |30 3.0 3.0 |30
e/RTOR Volume %5 | 0 0 | 258 171 | 0 4]
ne Width 12.0 |12.0 ' 12.0 12.0 |12.0
arking/Grade/Parking N |0 [N [N N[N [0 N [N [0 [N
' 20
0 5 10 0 10
30 |30 3.0 30 |30
] 0 ] NSPerm | nly
G= G= . G G= 450 [G= 5.0 [G= G=
Y= Y= Y Y= 25 Y=0 Y= Y=
uration of Analysis (nrs) = 0.25 cle Length C = 100.
ne Group Capacity, Control Delay, an etermination
EB WwB NB - SB
Adj. flow rate 335 [1089 1184 117 | 655
fLane group cap. 482 |1144 1374 266 1907
/c ratio 0.70 095 0.86 0.44 |0.34
Green ratio 0.35 |0.35 0.45 0.55 10.55
nif. delay d1 279 |31.7 247 324 |12.5
pelay factor k 0.50 {0.50 0.50 0.50 10.50
{increm. delay d2 8.0 [17.3 7.3 52 Jos
PF factor 1.000 {1.000 1.000 1.000 |1.000
Control delay 36.0 [49.0 320 37.6 |13.0
ane group LOS D D c D B
Apprch. delay 45.9 32.0 16.7
Approach LOS D C B
[intersec. delay 34.4 Intersection LOS c
HCS52000™ Copyright © 2000 University of Florida, All Rights Reserved Version 4.1b
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metro

Washinaton
Metropolitan Area
Transit Authority

600 Fifth Street. NW
Washington, DC 20001
202/962-1234

By hietroraii:

Judiciary Square—Red Line
Galtery Place-Chinatown—
fled, Green and

Yellow Lines

By Metrobus:

Routes D1, D3, D6, PG,
70, 71. 80. X2

A District of Columbia.

Maryland and Virginia
Transit Parinership

June 18, 2003

Members of the Board of Zoning Adjustment
District of Columbia Office of Zoning

441 4™ Street, N.W., Suite 210S
Washington, D.C. 20001

Re: Parcels 15 and 26 at the Columbia Heights Metrorail Station
Dear Members of the Board:

This letter is to inform you as to WMATA's requirements related to the development of
the above-referenced parcels by Donatelli & Klein. The parcels abut the Columbia
Heights Metrorail Station. These requirements were developed to ensure the safety of
WMATA's patrons and to protect the integrity of the entrance and operations of the
Columbia Heights Metrorail station. Due to the need to have unimpeded access to the
Metrorail facilities on these parcels for operation and maintenance, WMATA has
determined that the following setbacks and restrictions must be observed on each parcel:

Parcel 15:

No building may be constructed within fifteen feet of the parapet walls of the station
entrance. Therefore, no building may be constructed on top of or incorporate the station
entrance. Development is not permitted over the WMATA access hatch shaft.

Parcel 26:

No building may be constructed within fifteen feet of the parapet walls of the station
entrance. Therefore, no building may be constructed on top of or incorporate the station
entrance. Development is not permitted over the WMATA elevator or existing vent shaft.
Any development must provide for additional building setback along Irving Street to allow
pedestrian flow adjacent to the existing WMATA bus shelters.

We have attached a plat for each parcel showing the restricted areas.

If you have any questions, please call Alvin R. McNeal at (202) 962-1240.

Sincerely,

Managind Director
Office of Property Development
and Management

Attachments
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Government of the District of Columbia
Advisory Ne:l%hborhood Commission 1A
3511 14" Street, NW, 2nd Floor
WASHINGTON, DC 20010
(202) 588-7278

March 12, 2008

Christopher Donatelli

Columbia Heights Ventures

¢/o Donatelli & Klejn, Inc.

7200 Wisconsin Avenue, Suite 310
Bethesda. MD 20814

RE: Boerd of Zoning Adjustment Application
Donatelli 8 Kloin Development in Square 2672
All or Portions of Lots 8, 859, 860, 661, 862, 663, 664, 720,
721, 879, B35, 837, 861, 862, 863, 884, 865, 866 and 876
and the Alley Proposed to be Clogsed.

Degar Mz Donatellil

This letter is to advise that ANC 14, at its regularly scheduled public mesting, held
March 12, 2008, at which a quorum was present, voted to support the abhove:
referenced applicdation for special exception and variance relief. The relief is
requested by RLA Revitalization Corporation and Donatelli & Klein, owner and

developer of the property respectively, to permit the development of the property
with residential and retail uses.

The Applicant ip requesting a variance from Section 770.1 of the Zoning Regulations
to permit a buildisg with a height of eighty-five (85) feet, The proporty is affected
by several exceptional situations end conditions which resulf in the requested
variance relief. Due to the set backs needed tn accommodata the Mstro facilities
end the complex foundation issuss related to the below-grade Metro facilities, the
project cannot accomm.odate the permitted gross floor arsa within the permitted
Leight, creating apra.cﬂcal difficulty for the proposed development. Thus, in. order
to create a viable project, the additional h?fihg;zt is necesgary. The Commiasian finds

that the variance pelief can be granted without substantial detriment to the public
good or the District's Zone Plan.

The Applicant is glso requesting 2 special exception pursuant to Section 2514.2 of
the Zoning Reguldtions to extend the C-8-A zoning into the R-5°B zoned portion of



the property. Th?'d)Commissinn concludes that the criteria set forth in Section
2514.2(a) throngh (d) are satisfied. Furthermore, the Commission agreds that the
special exception would be in harmony with the general purpose and intent of the
Zoning Reguletions and Zoning Map and would not tend fo affect advergely the use
of neighboring progerties.

In addition, the Applicant requests a special exception pursuant to Section 2108 of
the Zoning Regulations to reduce the required parking for the retail portion of the
building. The project provides more parking than is required for the project as a
whols. However, fhe Applicant requests & twenty-five percent reduction in the
number of parking spaces reguired for the retail portion because the additional
parking i{s not necessary at this development. The Commission believes that the
setail pamficns of this bullding will be-community-gerying ratail snd, as poah, ~willhe,
accessed primarily by local pedestrian traffic. In addifion, the project’s adjacency to
Metre will significantly reduce the amount of vehicular traffic et the site. The
Commission supports this special exception and believes that the project satisfies
the requiremonts of Bection 2108.3(a) through (). |

Furthermore, the| Commission supporte the Applicant's request for m special
exception from Sections 770.6(a) and 411.8, which yequires the peathouse and
mechanical equipmsent to be placed in one enclosure. The Commission believes that
the proposed design of the penthouse in multiple, gmaller enclosures minimizes the
paet-and-visibility-of the-penthouse,-is consistent_with the intent gnd purpose of
Qhapter 400 and the Zoning Regulations, sand doss not adversely affect the light and
air of adjacent buildings, Morsover, the Commission finds that compliance with the
patback requirement is impractical because of operating difficulties and that full
complience would: unduly restrictive, prohibitively costly, or unreasonsble. In
eddition, the Comininsion determined that granting the special exception would not
materially impair the intent and purpose of Chapter 400 snd the Zonming

Regulations and that the light and air of adjacent buildings would not be adversely
affected.

- Finally, to the extent that a variance from Section 773 of the Zoning Regulations
relating to the amount of residential recreation space provided is nsaded, the
Comumission supports such a variance. The property is affected by several
exceptinml.situatﬁans and ronditions which result in the requested variance relief,
Specifically, due to the utilizetion of space for Metra facilities on the property, the
project may not e able to accommodate the requirsd smount of residentiel
recreation space,; The space within the building and on the roof has been
meximized while exterior gronnd floor space is limited dus to the location of the
Metro facilities, The Commission finds that the variance relief can be granted
without substantial detriment to the public good or the District's Zone Plan.



ANC 14 supports the Applicant's requests for apecial exception and variance relief.

The development of this property for residential and retsil uses is importent to the
community and the District as & whole,

Sincerely,

i
éﬂ; E. Maﬁfallu‘.

Chair







OUTLINE OF TESTIMONY
OF REPRESENTATIVE FROM DONATELLI & KLEIN

I Introduction and Description of Donatelli & Klein
II.  Background and Description of Project
ITI. Request for Proposal Process
IV. Community Support
V. Special Exception and Variance Relief
A.  Relief Necessary to Provide Residential and Retail Uses
B.  Work with WMATA
C.  Brief Description of Relief Requested
1. Variance Relief from Height Requirement

2. Variance Relief from Residential Recreation Space
Requirements

3. Special Exception for Parking Reduction

4, Special Exception Relief for Zone Boundary Line Crossing a Lot
Line

5. Special Exception Relief for Roof Structure
6. Architects to Provide Detailed Description

VI. Conclusion
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OUTLINE OF TESTIMONY
TORTI GALLAS AND PARTNERS, PROJECT ARCHITECT

I Introduction
A Description of Torti Gallas and Partners
B.  History and Experience in Washington
II.  Description of Project
A.  General Description

Description of Area

Description of Site

Description of Building Design
Development of Surrounding Area
Number and Types of Units
Residential Recreation Space
Parking and Loading

OO 00N

B. Related Alley Closing
C. Unusual and Exceptional Conditions Affecting Site
ITII.  Relief Requested
A.  Variances from the Height Requirement
p Exceptional Condition or Situation
2. Practical Difficulty
3. No Detriment to Public Good
B. Variance from Residential Recreation Space
1. Exceptional Condition or Situation
2. Practical Difficulty
3. No Detriment to Public Good
C. Special Exception for Parking Reduction

1. Deviation ffom Requirement
2. Standard for Special Exception Relief Met



D. Special Exception for Zone Boundary Line Crossing Lot Line

1 Deviation from Requirement
2. Standard for Special Exception Relief Met

E. Special Exception for Roof Structure Setback Requirement

1. Deviation from Requirement
2. Standard for Special Exception Relief Met

IV. Conclusions

WAS1 #1190879 v1






OUTLINE OF TESTIMONY OF OSBORNE GEORGE
O.R. GEORGE AND ASSOCIATES

I Introduction

II.  Experience and Expertise

III.  Site Zoning, Location and Access

IV. Existing Traffic Situation

V. Future Traffic Situation

VI.  Site Access and Road Closure Considerations
VII. Parking and Loading Evaluation

VIII. Summary of Findings and Conclusions

WAS1 #1190917 v1
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I Introduction
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III.  Proposed Development
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V. Findings and Conclusions
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Law Offices Annapolis New York

HOLLAND & KNIGHT LLP o G

Bradenton Providence
Chicago St Petersburg
2099 Pennsylvania Avenue, N.W. Fort Lauderdale San Antonio
Suite 100 dasiodu S Fonc
Washington, D.C. 20006-6801 otk .
Melbourne Tamga
202-955-3000 Miami West Paim Beach
FAX 202-955-5564 Vet Ofices:
www.hklaw.com t@:-m %Jp::'h
Rode it oo
* Represeniative Office
Outline of Testimony
before the Board of Zoning Adjustment
BZA Application No. 17029
14th and Irving Streets, N.W.

Steven E. Sher
Director of Zoning and Land Use Services
Holland & Knight LLP

July 1, 2003

L. Site location and description
A. Location
j Southwest corner of 14t and Irving Streets, N.W.

2. Project site consists of all or portions of lots 659, 660, 661, 662,
663, 664, 720, 721, 864, 865, 866, and 876 and the public alley
proposed to be closed in Square 2672

3. Site located in the Columbia Heights area

4. Part of RLA Parcel 26 from the 14tk Street Urban Renewal Area

) 8 Total site area is approximately 75,779 square feet (including
alleys to be closed)

2 Frontage of approximately 150 feet on 14th Street and
approximately 400 feet on Irving Street

3. Site is "L" shaped with a greater north-south dimension on the
west end by approximately 104 feet



Report to the BZA

Page 2
C. Existing site condition
1. Entrance to the Columbia Heights Metrorail Station at the
corner of 14t and Irving Streets
2. Other Metro facilities on the site, including the Station elevator,
vent and bus shelters
3. Otherwise vacant
II.  Description of surrounding area
A. Columbia Heights area
B. Area contains mix of residential and commercial uses and building
types, with higher density and height and more intense uses located
along 14t Street and lower density and height and less intense uses
located on the east-west cross streets
C. Remainder of Square 2672
1. To the south:
a. Medical clinic
b. Carlisle Court apartments
c Additional four story apartments along Columbia Road
d. Calvary Methodist Episcopal Church
2. To the west:
a. Three and four story apartment buildings along Irving
Street, Columbia Road and 15tk Street
b. Capital City Public Charter School
e Latin American Youth Center
D. Uses to the east:

3 14th Street
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Page 3
E.
F.
G.
II1.

2. CVS drug store at the southwest corner of 14th and Irving
Streets

3. High-rise and mid-rise apartment houses on the east side of 14t
Street between Irving Street and Columbia Road

4. Vacant land (RLA Parcel 15)

Uses to the south:

1. Additional high-rise apartment buildings

2. Low rise apartment houses and row structures along Columbia
Road and Harvard Streets

3. Tubman Elementary School on the east side of 13t Street

between Irving and Kenyon Streets

Uses to the west:

1. Abraham Lincoln Middle School

2. National Memorial Baptist Church

3. Other mid to high-rise residential buildings along 15t and 16t
Streets

Uses to the north:

1. Irving Street

2. Site of Grid USA retail/entertainment development on the west
side of 14t Street between Irving Street and Park Road

3. Bell Multicultural High School

Existing zoning: C-3-A and R-5-B

A.

C-3-A District

1.

Uses (§§741 — 744)

a. Commercial use permitted as a matter-of-right, including
retail, service and office use
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b. Hotel

c. Residential use permitted as carry-over from Special
Purpose and Residential Districts

Height - maximum of 65 feet (§770.1)

Density - maximum of 4.0 FAR, with nonresidential uses limited
to 2.5 FAR (§771.2)

Lot occupancy — residential uses limited to 75% (§772.1)

Rear yard — 2 1/2 inches per foot of height, but not less than 12
feet (§774.1)

Side yard - not required (§775.5)

Residential recreation space - minimum area equal to 15% of the
gross floor area devoted to residential use (§773.3)

Parking (§2101.1)

a. For apartment house use: minimum of 1 space for each 2
units
b. For retail use: minimum of 1 space for each 300 square

feet in excess of 3,000 square feet
Loading (§2201.1):

a. For apartment house with 50 or more units: minimum of
1 fifty-five foot berth and 1 service/delivery loading space

b. For retail more than 20,000 square feet of floor area:
minimum of 2 thirty foot berths and 2 service/delivery
loading spaces (not separately required because less than
ten percent of total floor area)

B. R-5-B District

f 8

2.

Uses (§§350 — 361): general residential district, permitting
single family, two-family and multiple dwellings

Height - maximum of 50 feet (§400.1)
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Minimum lot area and width: none prescribed (§401.3)
Floor area ratio - maximum of 1.8 (§402.4)

Lot occupancy — maximum of 60 percent (§403.2)

;. o ok

Rear yard - minimum depth of 4" per foot of height but not less
than 15 feet (§404.1)

e

Side yard - not required (§405.6)

8. Parking (§2101.1): for apartment house use, minimum of 1 space
for each 2 units

IV. Proposed development
A Use:
1 Apartment house of approximately 235 units
2. Ground floor retail uses of approximately 22,060 square feet
B. Gross floor area: approximately 285,756 square feet (3.81 FAR)
Height: 7 stories, 85 feet

D. Parking: 262 off-street parking spaces (plus 16 tandem spaces) in three
underground garage levels

E. Loading: 1 fifty-five foot berth and 1 service delivery space provided
V. Relief required
A. Variances
1 Height (§7701)
a. Maximum permitted: 65 feet
b. Proposed: 85 feet

c. Variance: 20 feet
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B.

2, Residential recreation space (§773)
a. Minimum required: 38,326 square feet
b. Proposed: 27,770 square feet
C. Variance: 10,556 square feet

Special exceptions

1. Multiple roof structures, one not meeting the 1:1 setback
(§411.11)

2. Boundary line crossing a lot (§2514.2)

3. Reduction in required parking spaces (§2108)

VI. Standards for a variance (§3103.2)

A

Where, by reason of exceptional narrowness, shallowness or shape of a
specific piece of property at the time of the original adoption of the

regulations, or by reason of exceptional topographical conditions or
other extraordinary or exceptional situation or condition of a specific
piece of property,

the strict application of any regulation adopted under D.C. Code §8§5-
413 to 4-432 (1981) would result in peculiar and exceptional practical
difficulties to or exceptional and undue hardship upon_the owner of the
property, to authorize, upon an appeal relating to the property, a
variance from the strict application so as to relieve the difficulties or
hardship; '

Provided, that the relief can be granted without substantial detriment
to the public good and without substantially impairing the intent,
purpose, and integrity of the zone plan as embodied in the Zoning
Regulations and Map.
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VII. Compliance with the variance standards
A.  Exceptional or extraordinary situation or condition

1. Presence of Metro facilities which cannot be moved, built on,
built over or otherwise be rearranged so that development could
occur on those areas

2, Unusually shaped site

3. Requirement for high-ceilinged space on the first floor to
accommodate retail uses

4. Size of site and configuration of building limit the amount of
residential recreation space that can be provided

B. Practical difficulty

I Limiting building to sixty-five feet would cause the loss of two
stories or more than twenty-five percent of the floor area of the
building, which is not at the maximum as proposed

2. Design of building has already been adjusted to accommodate
Metro facilities

C. No detriment to the public good

1. Height is not out of line with other buildings or zoning in the
area (14t Street south of Columbia Road is C-2-B, permitting
ninety foot height as a matter-of-right)

2, New residential development is consistent with planning
objectives for Columbia Heights

3. Application proposes substantial reduction of commercial
development in favor of more residential

4. All available indoor and outdoor space has been devoted to
recreation space

5. Are other opportunities in the area, with more to come in the
future
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VIII. Standards for the roof structure special exception (§411.11)

A

Where impractical because of operating difficulties, size of building lot,
or other conditions relating to the building or surrounding area

that would tend to make full compliance unduly restrictive,
prohibitively costly, or unreasonable

the Board of Zoning Adjustment shall be empowered to approve the
location, design, number and all other aspects of such [roof] structure

Provided that the intent and purpose of this chapter and this title shall
not be materially impaired by the structure, and the light and air of
adjacent buildings shall not be affected adversely.

IX. Compliance with the special exception standards for roof structure

A.

Operating difficulties and other conditions
1. Metro cooling tower relocated from the ground level to the roof

2. Width of the roof does not accommodate the size of the cooling
tower and required setbacks based on height

3. More then one enclosure is required to accommodate roof top
equipment and provide multiple means of egress from the roof

Unduly restrictive and unreasonable

1. No other complying location available for cooling tower
2. Extensive screen walls would be required to connect into single
enclosure

Impact on light and air of other buildings
1. 1:1 setback is met for all structures except the cooling tower

2, Cooling tower is incorporated into an architectural
embellishment on the side of the building facing 14t Street

3. Single enclosure would create a greater mass on the roof than
proposed
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X.

XII.

Standards for the special exception for boundary line crossing a lot (§2514.2)

A.

Regulations applicable to less restrictive portion of the lot (C-3-A) that
control use, height and bulk may be extended to more restrictive
portion of the lot (R-5-B)

Extension limited to 35 feet

Extension shall have no adverse effect upon present character or
future development of neighborhood

Board may impose requirements on design, appearance, screening,
location of structures, lighting or other requirements to protect
adjacent or nearby property

Compliance with the special exception standards for boundary line crossing a

lot
A.
B.

Extension is for 25 to 35 feet, but not more than 35 feet
R-5-B part of the lot is only 7% of the total

Zone boundary line is skewed through the southwestern corner, which
would result in a peculiar building form without the extension into the
R-5-B

The extended building is in the middle of the square, adjacent to other
C-3-A property to the east and separated by a twenty foot public alley
from other R-5-B property

Standards for the parking reduction special exception (§2108)

A.
B.

Nature and location of the structure

Maximum number of employees, customers or clients who can
reasonably be expected to se the proposed building at one time

Amount of traffic congestion that the building can reasonably be
expected to create

Quantity of existing public, commercial or private parking, other than
curb parking, that can reasonably be expected to be available
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E.

Proximity to and availability of public transportation

XIII. Compliance with the special exception standards for parking reduction

A

E.
F.

Total number of spaces to be provided will exceed the minimum
required; distribution between retail and residential favors residential

Spaces allocated to retail will be reduced from 64 to 48 (25%)

Structure is predominantly residential, with retail primarily
pedestrian oriented (+80% of the trips)

Fewer parking spaces for retail will not cause congestion or adversely
impact street conditions

Number of parking spaces on-site are sufficient to serve actual demand

Metrorail portal is on the site

XIV. Conclusions

A.

Subject property is affected by exceptional conditions, because of the
shape of the site and the presence of Metro facilities which limit the
buildable footprint of the proposed building

Strict application of the Regulations would eliminate two stories,
creating substantial reduction in density, which is already below the
maximum permitted

As much residential recreation space as possible has been provided,
without reducing the amount of residential unit space

The variances can be granted without substantial detriment to any
surrounding properties

Multiple roof structures are required to meet building requirements
and code requirements for egress from the roof

The Metro cooling tower on the 14th Street side of the building is
within the limits of the Act of 1910, faces 14tk Street and has been
incorporated into the overall architectural design of the building
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G. Use of the R-5-B portion of the site for apartment is consistent with the
use permitted in that zone and is separated by an alley from other
lower density and height buildings

H.  The application should be granted

WAS1 #1190305 v1
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